
LYNCHBURG CITY COUNCIL 
Agenda Item Summary 

 

MEETING DATE:  February 8, 2005 AGENDA ITEM NO.:  14 
 
CONSENT:   REGULAR:  X CLOSED SESSION:   
 (Confidential) 
ACTION: X INFORMATION:   
 
ITEM TITLE:  Approval of Proposal for the Mid-town Area Plan 

 
RECOMMENDATION:  Approve the proposed Mid-town Area Plan scope of work. 
 
 
SUMMARY:  When Council deferred action on the Laird Development rezoning petition to allow a Walgreen’s at 
the corner of Murrell Drive and Langhorne Road it directed that staff proceed with the procurement of consultant 
services for the development of the Mid-town Area Plan as called for in the Comprehensive Plan.  Staff 
interviewed four firms and selected the team of Dover Kohl—Craddock Cunningham as the top ranked firm.  
Subsequently, team members met with Council in work session and explained their approach to the project.  
Since then, staff has been working with the consultant to finalize the scope of work and the cost.  The attached 
document is the result of that effort.   
 
It is unfortunate that there was an original impression that this work would only cost approximately $50,000, 
similar to the cost of developing the plan for Tyreeanna/Pleasant Valley.  The scope of that earlier project was 
much smaller than that for the Mid-town Area Plan.  The scope of the Mid-town Area Plan is more in the order of 
magnitude of the downtown plan, with at least five major anchor facilities, a mix of commercial, industrial, 
residential and institutional uses, and major transportation corridors.  The finalized scope of work, although 
reduced from earlier drafts, is still crafted to address the complexities of this area and to ensure input from all 
stakeholders.  The primary reduction from earlier drafts is in the area of economic analysis.  We will rely instead 
on earlier work done for the Comprehensive Plan.  In addition, Dover Kohl has reduced its typical fees for this 
work.  
 
 
PRIOR ACTION(S):  October 12, 2004 Council directed staff to secure consulting services for the development 
of the Mid-town area plan. 
December 14, 2004 Council authorized staff to negotiate the final scope of work and directed that a funding plan 
be brought to Council for consideration. 
  
 
FISCAL IMPACT: Cost of approximately $170,000 will be covered unused demolition funding in the General 
Fund ($110,000) and from CDBG funding ($60,000).  Expenses will be covered in the budget of the Department 
of Community Development and Planning. 
 
 
CONTACT(S):  Kimball Payne, Rachel Flynn 
 
 
ATTACHMENT(S): Dover Kohl final proposal. 
 
 
REVIEWED BY: lkp 
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January 26, 2005 
  
 
CITY OF LYNCHBURG 
Mr. L. Kimball Payne, City Manager 
P. O. Box 60 
Lynchburg, VA 24505 
 
PROPOSED SCOPE & FEES: Midtown Master Plan, Lynchburg, VA 
 
 
Dear Mr. Payne: 
 
Thank you for the opportunity to submit a scope of services for the creation of a Master Plan for Midtown.  
From our visits to Lynchburg and interview discussions, we are excited to have the opportunity to work with 
the City and Lynchburg community to formulate a workable plan to guide the physical evolution of Midtown. 
Dover, Kohl & Partners’ employs a proven methodology that supports genuine public participation and will 
produce a detailed plan for the area, plus a toolkit to make it happen.  We would be pleased to lead an 
interdisciplinary team whose strengths are naturally suited to the challenges suggested in our previous 
discussions.  Our team is comprised of national leaders in their respective fields, all of whom are familiar with 
the unique opportunities in Lynchburg.   
 
The following scope of services outlines Dover, Kohl & Partners’ (DKP) approach for creating a Master Plan 
for Midtown.  We customize each of our projects to best fit our client’s needs.  We are happy to revise our 
proposal after coordinating the correct scope of services that will work within the City’s budget; we look 
forward to fine-tuning this proposal with the City of Lynchburg. 
 
 
 
SCOPE OF SERVICES 
 
The scope of services includes the professional services of Dover, Kohl & Partners (town planning), 
Craddock Cunningham Architectural Partnership (architecture, local liaison), and, Hall Planning & Engineering 
(transportation planning).  The estimate of the work will be divided into five primary phases: I) Analysis, II) 
The Charrette, III) Master Plan and Report, IV) Review and Presentation, and V) Ongoing Assistance / Draft 
Design Standards.  The DKP team shall perform work for each of these components as described below: 
 
Phase I.  Analysis 
Phase I will include the review of all relevant information, as well the analysis of land use, urban form, and 
transportation issues that affect the Midtown study area. It will include a trip to Lynchburg for stakeholder 
interviews and on-site analysis by the DKP team.  The initial visits and analysis are intended to be tools used 
to gather information and better understand the unique qualities and opportunities in Lynchburg. 
 
 
Task 1.01  Review of Relevant Information.  
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Members of the Dover-Kohl team will assemble and review relevant information in order to 
familiarize themselves with the diverse characteristics of the Midtown study area.  A study of 
existing land development regulations, transportation standards, railroad operations and plans, City 
ordinances, previous studies and plans, current and historical maps, street maps (1” = 100 feet 
preferred), topographic and utilities maps, and demographic information will prepare the team for 
the project ahead.  Past studies and plans associated with the redevelopment of Midtown will be 
extremely helpful in understanding the dynamics of the study area.  A review of recent and 
proposed redevelopment projects, as well as planned infrastructure improvements, including the 
Crosstown Connector, will also inform the team of the character of development activity in the 
area.   

 
Task 1.02  Site Visit  (Trip #1) 

On an agreeable date, a Principal and Project Director from Dover-Kohl, a Principal from Hall, 
Planning & Engineering, a Principal from Craddock Cunningham Architectural Partnership, and 
other team members will travel to Lynchburg for a 2-day site visit.  The site visit will include the 
following: 

 
1.02.01  Interviews and Meetings.  
Initial interviews, presentations, and meetings with City of Lynchburg staff, elected officials, 
property owners, community groups, VDOT staff (re: Crosstown Connector) and local 
stakeholders will be scheduled to discuss overall project goals and objectives.  
 
1.02.02  Urban Design and Land Use Analysis. 
The team will analyze the Midtown area by studying the urban framework. We will examine the 
existing urban form, analyzing the network of streets, blocks and lots, building types, and building 
form.  The analysis will include an examination of the existing land use, density, and urban design 
elements in the study area.  Proposed development plans such as the Crosstown Connector will be 
strongly considered during this initial field review to better understand the proposed corridor 
characteristics, potential transportation Level of Service, context and neighbors.  The analysis will 
be performed with the livability needs of the community and surrounding neighborhoods in mind as 
well as their mobility requirements. The Dover-Kohl team will experience the study area and its 
environs on foot and by car.  
 
1.02.03  Kick-Off Press Conference. 
In addition to interviews and site analysis, the team is available to participate in a press conference 
with City officials to inform the community of the public planning process for Midtown. 

 
Task 1.03    Transportation Analysis. 

 
The Transportation Analysis will examine mobility from the perspective of all modes of travel: 
walking, biking, using transit, and driving.  Speeds and volumes along major corridors and existing 
thoroughfares in the study area will be studied to better understand the community character related 
to transportation.  The transit system will be studied to determine the level of transit service in the 
study area as well as any transit plans that may intersect with the Midtown plan.   Adequacy of bus 
stops, bus stop design, and frequency will be evaluated.  Bicycle facilities, including bicycle 
parking, will be studied and analyzed for connectivity, safety, and adequacy.  Street widths and one 
way vs. two way operation will be evaluated.  Both pedestrian and vehicular connections, as well as 
connections to other areas of town, will be analyzed.  Specific ally, connectivity and accessibility to 
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the Hospital from all directions will be evaluated, in light of existing networks and proposed facilities 
such as the Crosstown Connector.  Traffic and railroad operations will be observed with attention 
to pedestrian needs and traffic signal characteristics.  Parking patterns, plans and regulations will be 
analyzed.  Research and information will be gathered from team experience in peer communities in 
order to present already proven solutions.  Data will be summarized in GIS format as appropriate. 

 
Task 1.04 City of Lynchburg Website. 

The Dover-Kohl team will provide project information for the City’s website.  Information will 
include project updates and progress reports, photographs, maps, renderings, and images.  

 
 
Phase II.  The Charrette  
The Charrette Phase involves preparing and hosting a public involvement design session for Midtown.  The 
Charrette will be open to everyone, with particular invitations to representatives of various agencies, 
businesses, institutions, and community groups.  The City will be responsible for the promotional effort.    
   
Task 2.01  Design the Charrette Format. 

Dover-Kohl will work with the City to structure the format of the charrette.  Emphasis will be 
placed on establishing a community vision for Midtown, including both livability and mobility, and 
creating methods to make that vision a reality.  The format will incorporate the findings of the site 
analysis, City input, previous plans and studies, community meetings, and interviews.   

 
Task 2.02  Generate Necessary Base Maps. 

The team will work closely with City staff to acquire the necessary information to produce the base 
maps for the charrette.  The appropriate data will include color aerial photographs at a suitable scale 
as well as ArcView GIS (or similar) base data for the Midtown study area. 

 
Task 2.03  Create Public Awareness. 

Dover-Kohl will assist City staff with public outreach for the charrette by writing press releases to 
be distributed to the media, neighborhood associations, business associations, and community 
organizations among others.  At the City’s request, we will be available to discuss the project with 
reporters or any other interested individuals.  

 
Task 2.04  The Charrette.  (Trip 2) 

The Dover-Kohl team will utilize an open planning process of workshops to quickly engage the 
community in expressing their current ideas and desired outcomes. The use of the community 
design charrette provides a collaborative forum to bring all parties together and focus on a common 
goal. The hands-on nature of the design workshops and the opportunity to interact with differing 
perspectives allows issues to be identified and resolved. In addition, the workshops provide an 
educational opportunity for all participants.   
 
Based on the agreed upon charrette format, the Dover-Kohl team will travel to Lynchburg for a 
seven day charrette. Dover Kohl will provide a staff of seven planners, which will include a 
Principal and Project Director to facilitate the planning process. The following charrette description 
identifies the various events which could occur during the week-long planning process. 

 
Community Kick-off Presentation.   At the start of the charrette week, an evening Community 
Kick-off Presentation will introduce the Dover-Kohl team and mark the official start of the 
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charrette.  The event will feature a “food for thought” presentation to educate participants on best 
practices in traditional urban design, transportation, redevelopment, zoning, and preserving 
community character. 
 
Hands-on Design Session.   The Hands-on Design Session will take place the day after the Kick-off 
Presentation.  The event will begin with a short introduction and briefing to further explain the 
challenge for participants, orient participants to base maps, and set ground rules and goals for the 
session. Participants will then gather around tables to draw their important ideas.  Each table will 
have a facilitator from the Dover-Kohl team to assist participants in the design exercises.  During 
the first part of the table sessions, the community will identify the important issues associated with 
the future of Midtown and discuss them in small groups. Participants will then continue to work 
and draw on base maps to illustrate how they might like to see the area evolve in the future by 
describing the uses, open spaces, building design, landscaping, street design, transportation, 
parking, and services for the area.  At the end of the workshop, a spokesperson from each table 
will report the findings and major points to the entire assembly.  The goal of the hands-on design 
session is to forge a community consensus and develop a short and long-range vision for the future 
of Midtown. 

   
On-site Design Studio. Following the hands-on design session the team will set-up an on-site design 
studio, preferably in a Plaza storefront location, for a week in order to refine the plan and continue 
to gather community input.  At this time, the team members will analyze the information gathered at 
the hands-on session and pre-charrette analysis in order to formulate the initial concepts for the 
Master Plan.  Computer visualizations and illustrations will be created to obtain immediate feedback. 
 At this time a basic framework for the Design Standards will also be established to identify key 
urban design and mobility concepts and necessary regulation changes.  Members of the City staff, 
elected officials, VDOT staff, local stakeholders, and the community will be encouraged to stop in 
throughout the week as new issues come to mind and to check on the project's status.   
 
Technical Meetings.  While working on-site, the team will schedule various technical meetings with 
City staff, VDOT officials, transit providers, local bicycle advocacy groups, local merchants, key 
property owners, real estate brokers, developers, neighborhood associations, community groups, 
and other key stakeholders.  These meetings will assist in the team’s continued understanding of the 
physical, market, mobility and organizational forces that are shaping Midtown.  Technical data and 
reports such as transportation engineering plans and other issues will be specifically addressed by 
the design team with the appropriate local and VDOT staff. 

 
“Work in Progress” Presentation.  At the end of the charrette week, the team will present the work 
generated to date at a “Work in Progress” Presentation.  Sketches and visualizations will be 
presented illustrating the hypothetical build-out of Midtown and its street network.  These initial 
plans will serve as examples of how the area can change and grow.  Accompanying renderings will 
include “before and after” illustrations that show possible scenarios for redevelopment.  Also, a 
summary of development strategies and supporting conceptual transportation recommendations will 
be presented, highlighting specific opportunities for quality development in the Midtown study area. 
Recommendations will include street treatments, additional or redesigned bicycle facilities, and 
interconnections with transit as appropriate to enhance walkability. 
 

 
Phase III.  Master Plan and Report 
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The draft concepts begun during the charrette will be refined to best illustrate the community’s long-term 
vision for Midtown.  Graphics and text will demonstrate what is possible by regulating the mix of uses, 
building types, densities, and street details.  Illustrative plans of prototype scenarios will demonstrate the 
possibilities for future development.   
 
Task 3.01   Refine the Illustrative Master Plan.   

The Illustrative Master Plan created during the charrette will be refined to best illustrate both short 
and long term development prospects. Illustrations of the project area will demonstrate the 
possibilities for future development, highlighting specific sites for development or redevelopment. 
The plan will designate development intensity and the appropriate mix of uses on the existing 
network of streets and blocks.  Building types, including civic buildings and public squares and 
parks, will be included.  Pedestrian and bicycle connections throughout the area and improved 
access to open spaces will be illustrated.  Specific projects to improve traffic flow, bicycle and 
pedestrian circulation, transit connectivity and safety and streetscape improvements will be 
included.  The final product will be an illustrated physical master plan that will guide the 
redevelopment and physical improvements to the Midtown area. 
 

Task 3.02  Create a Master Plan Report. 
The Master Plan Report will consist of a concise plan document summarizing the community 
process, traditional urban design features, planning analysis, hypothetical build-out plan, and the 
phased physical implementation strategy.  Conceptual transportation network recommendations which 
support the master plan will be included.  Specific recommendations regarding the Crosstown 
Connector project will be included in the report. The Master Plan Report will be created for the use of 
the public, developers, property owners, and City staff to ensure a coordinated effort in the continued 
redevelopment of Midtown. 

 
 
Phase IV.  Review and Presentation 
 
Task 4.01  Review the Draft Plan. 

Dover-Kohl will submit the first draft of the Master Plan and Master Plan Report to the City and 
community for review.  The City and community will have adequate time to review and submit 
comments to Dover-Kohl.   

 
Task 4.02  Final Presentation.  (Trip 3) 

Once reviewed and revised, Dover-Kohl will return to Lynchburg to present the Midtown Master 
Plan to City staff, City Council, and the community. 

 
 
Phase V.  Ongoing Assistance / Draft Design Standards  
 
Upon the City’s written authorization and the payment of any additional fees, Dover-Kohl will assist the City 
with implementing the project.  Further review, presentations, and visits will be determined as necessary by 
the City and will be billed as additional services. Consultant shall provide these services on an as-needed, 
hourly basis, when requested by the City.  
 
As authorized by the City, the City may extend this Agreement to include the creation of Draft Design 
Standards for the Midtown study area.  The draft form-based design standards will serve as the primary 
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implementation tool for foreseeing the appropriate development of Midtown over time.  They will be user 
friendly, visual, and based on current and future land use, serving to encourage future redevelopment in an 
organized manner with emphasis on the human scale.  The standards will address building form and 
placement, architectural standards, street standards, street types and sections, and other elements necessary 
to implement the principles of traditional urban design.  The design standards will promote quality 
development and reflect the architectural character of Lynchburg. 
 
 
 
 
WORK PRODUCTS 
Dover, Kohl & Partners shall produce specific graphic and written deliverables in conjunction with the scope 
of services described in this proposal. 
 
1.)  Illustrative Master Plan (1), conceptual plan of the Midtown study area rendered in  

color and showing rights-of-way, green space, areas where infill development should occur, and various 
other features of development; at a scale to be determined. 

 
2.)  Perspective Drawings (3), rendered in color and showing examples of typical streets, squares, parks,  

specific locations of importance, or other significant design concepts, as DKP may deem appropriate. 
 
4.)  Diagrams, as needed, rendered in black and white, illustrating ideas or concepts such as the following: 

(1) Pedestrian and vehicular networks; 
(2) Network of open space; 
(3) Public buildings and public spaces;  
(4) Architectural elements; and 
(5) Building types and street types. 

 
5.)  Master Plan Report, a concise plan document summarizing the community process, traditional urban  

design features, planning analysis, hypothetical build-out plan, transportation recommendations, and the 
phased physical implementation strategy. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
FEES 
 
DKP anticipates fees for the work products described above to be $ 167,500.  The payment of such sum 
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shall be apportioned into monthly payments corresponding to invoices specifying the percentage of work 
completed.  The breakdown of fees by phase is as follows: 
 
Phase I.  Analysis    $ 21,250 
Phase II.  The Charrette     113,765 
Phase III.  Master Plan and Report     20,275 
Phase IV.  Review and Presentation     12,210 
Phase V.  Ongoing Assistance / Draft Design Standards    as authorized 
 
  TOTAL    $167,500 
 
 
The breakdown of fees by firm is as follows: 
 
Dover, Kohl & Partners    $125,000 
Craddock Cunningham Architectural Partnership     11,500 
Hall Planning & Engineering       31,000 
 
  TOTAL    $167,500 
 
  
 
The fee does not include reimbursable expenses, which will be billed separately as identified below.  Additional 
work beyond this scope of services will be authorized in writing and payment will be based on the following 
hourly rates: 
 

Principal  $275. 
Principal  175. 
Project Director 145. 
Illustrators 135. 
Staff Planners, Staff Designers 85. 
Clerical Staff 45. 

NOTE:  Travel time is billed at 50% of the rates above. 
 
 
 
REIMBURSABLE EXPENSES  
 
The above fees do not include out-of-pocket expenses, such as reproduction, travel, hotel accommodations, 
couriers, and telephone/facsimile. These will be charged separately.  We recommend budgeting $20,000 for 
reimbursable expenses. 
 
 
 
 
 
TENTATIVE SCHEDULE 
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The following describes the ideal timeframe for the scope of services, as stated above. 
 
 Month 1 – 2   Phase I:  Analysis  
 Month 3    Phase II:  Charrette 
 Month 3 – 4   Phase III:  Master Plan and Report 
 Month 5    Phase IV:  Review and Presentation 
 To be determined Phase V:  Ongoing Assistance / Draft Design Standards 
 
 
 
We look forward to refining this scope with you.  Thanks again for your consideration. 
 
 
Sincerely yours, 
 
DOVER, KOHL & PARTNERS  

                                        
    

                   
Victor B. Dover, A.I.C.P., CNU          Margaret S. Marshall, A.I.C.P., CNU   
Principal         Senior Project Director 
 


